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IV. HousingData

A. General.

This sectionofthePlanincludesdatarequiredto assessthehousingneedsoflower-
incomefamilies,rentersandowners,elderlypersons,largefamilies,andpersonswith
specialneedsanddisabilities,includingHIV/AIDS andotherdiseases.Thesection
includespopulation,employment,incomeandotherstatistics.Dataregardingtheratio
betweenhousingcostandincomeisprovidedandusedto assessthenatureandimpactof
unreasonablecostburdensuponlower incomefamilies.

In addition,this sectiondisclosespopulationdistributionandconcentrationissuesthat
affectlow income,racial andethnicgroups.Thereis ananalysisofthegeneral
characteristicsofthehousingsupplyandmarketconditionswithin theCity. This analysis
includesthesupplyanddemandfor housing,andtheconditionandcostof available
housingfor variouscategoriesofpersons.

BecausenewCensusdataisunavailable,HUD is permittingtheCity to useneeds’data
compiledfrom the 1990Census.TheCity intendsto updateneeds’dataasearlyas2003
whenyear2000 Censusdatais issuedby thefederalgovernment.The following section
alsoincludesdatacompiledfor theCity’s prior ConsolidatedPlanandDecember14, 1999
AnalysisofImpedimentsto FairHousing(Al). (More detailedinformationandevaluation
ofhousingneedsandissuesareincludedin theAl. CopiesoftheAT areavailableatthe
DepartmentofHousingandNeighborhoodRevitalizationandontheCity’s website.)

The following sectionalsoincludesneeds’perspectivesobtainedduringthe2001-2004
Planinformationgatheringprocess.Much oftheinformationonneedsthatwasprovided
duringoutreachsessionswassubjective,experiencebasedor not quantified. Most service
providerswereunableto provideneededstatisticalinformationbecauseof constraints
similar to thoseexperiencedby theCity. In termsoffundingallocationsor formal gaps
analysis,muchoftheinput mightnotbemeasurable.

However,in thelargerenvironmentofcommunityconsensusbuilding,andthe
developmentofprogramsthatareneighborhoodandcommunitysensitive,thefeedback
receivedwasinvaluable. It hasbeenusedto developstrategiesfor addressingPlan
priorities. It was,andwill continueto be,usedto fleshoutannualactionplans,andto
considerwhenmakingdecisionsto fundspecificprojectsthatquali~underanyofthe
Plan’spriority categories.

Page33



City ofFresno
2001-2004ConsolidatedPlan May 16, 2000

B. Population

PopulationGrowthCharacteristics.Thetypeofpopulationgrowthexperiencedin Fresno
duringthepast20 yearsis quite differentfrom thatexperiencedpreviously. Not only is
theCity growingquickly (a 17% increasesince1990)butits newresidentscomefrom a
substantialnumberof culturalandlinguisticallyvariedbackgrounds.Languagebarriers
andculturaldifferenceshavemadeit extremelydifficult for serviceprovidersto
adequatelyassistall segmentsofthecommunitywith theirquestfor employmentand
housingopportunities.

In addition,thehouseholdsofnewimmigrantsareoftenlarge(five or morepersons).The
latterfactorhasincreasedthenumberofovercrowdedunits (morethan1.01 peopleper
room)from 6% ofall units in 1980to 13%in 1990.

The1990 CensusreportedthatFresno’spopulationwas354,202. In 1996,theCity
estimatedthat its populationwas400,402,a2.1%increaseperyear. Populationis now
projectedby theStateDepartmentofFinanceas415,381.Table 1 providestheethnic,
racialandincomebreakdownsin 1990. Table2providesbreakdownsby CommunityPlan
Area(SeeMap2.).
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Map 2- Community Plan Areas.
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Table 1 - Population and HouseholdData

May 16, 2000

A. Population 1980 Census
Data

% 1990Census
Data

% % Change

1. White(non-Hispanic) 136,800 63% 174,893 49% 28%

2. Black (non-Hispanic) 20,106 9% 27,653 8% 38%

3. Hispanic(all races) 51,489 24% 105,787 30% 105%

4. NativeAmerican 1,253 .5% 2,556 .7% 104%

5. AsianorPacificislander 6,111 3% 42,211 12% 591%

6. Other(non-Hispanic) 2,443 1% 1,102 .3% -55%

Total 217,202 354,202 100% ---

B. SpecialCategories

1. Migrant FarmWorkers 1,600 1,600 0%

2. Students 12,022 17,683 47%

C. Households Total 1990
Households

% ofTotal
Households

Very Low.
Income

0-50%MEl

OtherLow
51-805’.MFI

Moderate
81-95%MEl

Above
95%MEl

1. White(non-Hispanic) 74,753 61% 19% 15% 8% 58%

2. Black(non-Hispanic) 9,268 8% 45% 18% 7% 31%

3. Hispanic(all races) 27,710 23% 36% 20% 10% 34%

4. NativeAmerican 972 1% 26% 28% 5% 42%

5. Asianor PacificIslander 9,166 8% 49% 18% 5% 28%

6. All Households 122,155 100% 27% 16% 8% 48%

1990U.S.Census(1994CommunityHousingAffordability Strategy[CHAS] TableIA)
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Table 2 - RacefEthnic Population by Community Plan Area - April 1, 1990

PlanArea TotalPopulation %White %Hispanic %African
American

%Asianor
PacificIslander

%Native
American

%Other

Bullard 66,341 76% 15% 3% 6% .6% .2%

Central 15,963 18% 54% 9% 18% .7% .4%

Clovis (City) 56,533 76% 16% 2% 5% 1% .1%

Edison 22,258 5% 37% 47% 10% .4% .5%

FresnoHigh 53,676 55% 31% 5% 9% 1% .2%

Hoover 50,468 68% 16% 4% 11% .7% .2%

McLane 43,353 62% 22% 4% 10% .9% .3%

Roosevelt 105,216 32% 43% 7% 17% .7% .4%

West 24 808 57% 32% 4% 6% .9% .4%

Woodward 21,838 81% 9% 2% 7% .4% .1%

Remaining 16,945 63% 30% 1.4% 5% .7% .2%

Total 477,389 55% 27% 4% 10% .8% .3%

Source: 1990U.S.Census

- - Households.TheCity reviewedhousingand
populationcharacteristicsanddistributionby CommunityPlanArea(SeeTable2) andby
CDBG areas. (SeeMaps3-9.) The low-incomeandminority populationis not uniformly
distributed. DatashowtheolderareasoftheCity with morelow-incomeminoritypeople
thannewerportionsofthecommunity.

DistributionofMinority andLow Income

Accordingto the 1990census,minority populationsexist in all portionsofthecommunity.
ThepredominantlocationoftheSoutheastAsianpopulationis in the Centralportionof
the communitywith pocketslocatednearPinedaleandtheCaliforniaStateUniversity,
Fresno(CSUF)campus.TheHispanicpopulationis widely distributedwith highest
concentrationslocatedin theSoutheastandCentralportionsoftheCity.

Theareaboundedby McKinley on thenorth,WestAvenueonthewest,AnnadaleAvenue
on thesouthandChestnutAvenueontheeastcontainsmostoftheolderhomesin the
City. Dueto age,lower costofacquisition,anddeferredmaintenancesuchareasprovide
avaluablebaseof“affordablehousing.” However,thesefactorstendto create
concentrationsof lower socioeconomicclassesand,by extension,minority populations.
Moreover,withoutdirectedhousingprogramsandthedevelopmentof diversehousing
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opportunitiesthroughoutthecommunity,suchareasalsoattractlargerfamiliesleadingto
overcrowdedconditions.

Datafrom the 1970, 1980and1990Censusshowthatthereis a trendtowarddispersalof
minoritiesthroughouttheCity. Thiscanreasonablybe interpretedto beapositive
reflectionof theCity’s effortsto provideappropriatehousingopportunitiesfor all of its
citizens.Therearestill segmentsof theminority populationthathavenotbenefitted from
theCity’s programsand/orhadanincreasein theirhouseholdincome. Therearestill
areasofconcentrationofcertainminority groups,very low- andlow-incomefamilies,
largerfamilies,andovercrowdedhouseholds.

Areasof low-incomeconcentrationexistwhenthepercentof low- andmoderate-income
personsin acensusblockequalsorexceeds51%ofthetotal population. Areasofracial
or ethnicconcentrationexistwhenthepopulationcountofanidentifiableminority in a
censustract is 10%or greaterthanthepercentageofthatminority within thecommunity
asawhole.

Censustracts2, 7, and9havetraditionallybeenareasofAfrican Americanconcentration
within theCity. NotwithstandingtheCity’s effortsto provideincreasedaffordable
housingopportunitiesthroughoutthecommunity,thereis still asignificantconcentration
ofAfricanAmericansin thesecensustracts. Accordingto the 1990Census,African
Americansrepresent8% ofthetotalpopulationoftheCity. However,Map 4b indicates
thatcertaincensustractscontainconcentrationsofAfricanAmericansexceedingthe8%
populationratioby morethan20%.

TheAfricanAmericanpopulationis mainly concentratedin westandsoutheastFresno.
Forty percentoftheAfrican American populationlivessouthofBelmontAvenueand
westof FirstStreetwith small concentrationsin PinedaleandsouthofVenturaStreetin
theFairground/Calwaarea. CensusTracts9, 10 and11 contain50%ormoreAfrican
Americanswhile CensusTracts2 and7 containmorethan40%.

CensusTracts4 and12 containthehighestconcentrationsofHispanics,bothwith 70.3%.
CensusTract8 contains68.4%andCensusTract26 contains63.2%.CensusTracts1, 5,
6, 13, 15, 27 and44.04all containmorethan50%Hispanics,andCensusTracts3, 7, 11,
18, 19, 24 and42.01 containmorethan40%.

In someCensusTracts,theHispanicpopulationhasbeenreplacedasthelargestminority
groupby theAsianAmericanorPacificIslander. For example,theAsianAmericanor
Pacific Islanders’populationin CensusTract25 grewfrom 1.4% in 1980to 38.6%
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Map 3- 1990Low and ModerateIncome Concentration By CensusTract
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Map 4a - 1990PercentAfrican American By Block Group
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Map 4b - 1990PercentAfrican American By CensusTract
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Map 5b - 1990 PercentHispanicBy CensusTract
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Areas Outside City

Map 6a - 1990PercentAsian American By Block Group
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Map 6b - 1990PercentAsian American By CensusTract
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Map 7b - 1990PercentNative American By CensusTract
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Map 8b - 1990PercentCaucasianBy CensusTract
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Map 9- 1990OvercrowdedHousing

May 16, 2000
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in 1990. In CensusTract 29.02,the percentagechangedfrom 2.4% to 35.7%, andin
CensusTract 54.03from 5.6% to 41.7%. AsianAmerican or Pacific Islanders aremore
than30%ofthetotalpopulationin CensusTracts25, 28, and29.02,and20%in Census
Tracts 13, 24, 34, and 44.04. This group’sgrowth is also evidentin CensusTracts 2, 3, 5,
6, 8, 9, 14.06,23, 27, 37, 52.02,53.03and54.07wheremorethan 10%ofthepopulation
fell into this category.

Statisticsalsosuggestthatthereis amajordisparityin homeownershipopportunities
amongcertainminoritygroupswithin thecommunity(SeeMap 10). African Americans
makeup approximately8% oftheCity’s population. However,only 4.73%ofowner
occupiedhousingunitsareownedby African Americans. Likewise,AsianAmericansand
Pacific Islandersmakeup approximately12%of theCity’s populationbut only 3.74%of
theowneroccupiedhousingunitsareownedby AsianAmericans.Thesestatisticsclearly
illustrateadistinctgapin theability ofthesegroupsto achievehomeownershipwithin
theCity. Moreover,theCensustracts with thehighestpercentagesofrentaloccupied
housingunitsalsohavethehighestminority populations,greatestproportionof
overcrowdedhouseholds,andlargesthouseholdsizes.

Populationswith SpecialNeeds. TheCity housingprogrammustaccommodate
individualsandhouseholdspossessingspecialneeds.The term“special needs”refersto
acondition,especiallytheexistenceofmentalorphysicalchallenges,whichcausesan
individual orhouseholdto needaccommodationsin orderto obtainor maintainhousing.
In this Plan, thetermalsorefersto personswho aretransitioningfrom incarceration.The
City hasanumberof individualsandhouseholdsaffectedby mental,physicalor social
challengeswho needassistancewith housingandotherbasicneeds.Supportivehousing
andsupportservicesareneededfor theseresidentsandhouseholds.

The term“supportivehousing”refersto housingwith arangeofsupportingenvironments,
suchasgrouphomes,singleroomoccupancyandotherhousingwith aplannedservice
component.Theterms“supportiveorsupportservices”referto servicesprovidedto
specialneedsindividualsandhouseholdsfor thepurposeoffindingandfacilitatingthe
maintenanceofasafeanddecentliving environment.Servicesincludeeasemanagement,
medicalandpsychologicalassistanceandcounseling,supervision,child care,
transportationandjob training.

Theprovisionofcertaintypesof supportservices,suchasin-homenursingor counseling
andhousecleaningandmealdelivery,increasesthenumberof individualswho can
maintainindependentliving environments.The lattercircumstanceessentiallyaugments
theCity’s housingsupplyfor personswith specialneedsby keepingpersonsoutofmore
expensivefacilitieswhicharealreadystressedor unavailable. From thehuman
perspective,in-homesupportserviceshelp individualsto remainin amoresatisfying

Page51



City ofFresno
2001-2004ConsolidatedPlan

Map 10 - Renter OccupiedHousingUnits

May 16, 2000
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environmentwherefriends,family, petsandothersarewelcomeat all times,andwhere
privacy,personalpossessionsandcomfortscanberetained.

Theelderly populationin Fresnoandnationwideis increasingasapercentageofthetotal
population.As thisnumbergrows,theproportionof individualsandhouseholdsaffected
by thedisabilitiesandmentalimpairmentsassociatedwith theagingprocessis increasing.
As aresult, thehousingneedsofpersonswith disabilitiesandthe elderly arealso
increasing.

It is difficult to assessthe exactneedsofelderly andotherpersonswith disabilities. One
problemwith theexistingCensusdata,for example,is its failure to distinguishtheexact
natureofthedisability. Otherdataprovidedby groupssuchastheCentralValley
RegionalCenterfocusesuponspecificsegmentsofthepopulation,suchasthosewith
CerebralPalsy,mentalretardation,hearingorspeechimpediments.Mostdataarenot
categorizedby theeffectsofdisabilitiesupontheability of anindividualpersonwith
disabilitiesto overcomephysicalor mentalchallenges,makealiving, andsecure
affordableorbetterhousing. In otherwords,an individualmaybecountedasaperson
with disabilitiesbutdoesnot needassistancefrom anyserviceprovider.

Somedisabilitiesseverelylimit or eliminatetheearningcapacityofanindividualor
householdwhich resultsin aninability to affordappropriatehousing. Someresultin a
rangeofselfcarelimitations. Thereis alsolittle datadistinguishingpersonswith serious
andchronicmentaldisabilitiesfrom otherspecialneeds’groupsandtherearemanycases
thatareneverreported. Thus,thereis nocertainway to determinetheexactsizeofthe
group,or to determinetheexactpercentageneedinghousingassistance.Therefore,raw
statisticsdo little to assistwith assessmentoftheproblem. TheCity hasworkedwith
individualsandorganizationswho provideservicesto specialneedspopulationsin order
to augmentraw Censusdatawith morespecificandusefulinformation.

The following sectioncapsulizespopulationstatisticscompiledby theCity:

• TheCaucasianpopulation,amajority in the1980population,isnow (1990Census)
at 49%andthecombinedminority populationsat 51%arenowthemajority.
Caucasianhouseholdswithin the City enjoyamuchhigherincomeandearning
capacitythanotherracial groupswith 58%ofthehouseholdsreportingincomes
above95%oftheMedianFamily Income(MFI). This comparesto only 31%of
AfricanAmericans,34%ofHispanics,42%ofNativeAmericansand28%ofAsian
AmericansorPacific Islandersreportingannualhouseholdincomesthatexceedthe
MFI for theCity.

• Within theCity in 1980, 37.3%ofthegeneralpopulationwasclassifiedasminority
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(nonwhite), while 23.7% ofhouseholdswere minority. In 1990,50.6%ofthe
generalpopulationwasclassifiedasminority (nonwhite),and39.2%ofhouseholds
weresoclassified.Thesecalculationsdo not includeHispanicresidentsclassified
aswhite.

• Thepercentageofminority nonwhitehouseholdsto total populationhas
traditionallybeenlessthanthepercentageofminority nonwhitepersonsto thetotal
population.Thereasonfor thisdifferenceis thatminority family sizetendsto be
largerthannon-minorityfamilies.

• Thedegreeofdifferencebetweenminorityhouseholdsandthegeneralpopulation
is decreasing.Within theCity in 1990,theHispanicorigin populationwas29.9%
ofall personsand23.4%ofall households.

• Accordingto the 1990Census,refugeesfrom thewarin southeastAsiarepresented
approximately30,000peopleor 10% oftheCity’s population. Approximately
31,045residentsspokeanAsianoraPacific Islandlanguagewith 23,890stating
thatthey do not speakEnglish“well.” This numberis expectedto besignificantly
higherin the2000 Census.Approximately8,000additionalsoutheastAsians
immigratedto theCity in 1996 alone.

• In 1990,theelderly (those65yearsandolder)madeup 10.1%ofthepopulation
but 18.8%ofall headsofhouseholds.

• Thereareanestimated3,300persons(1990U.S.CensusData)or 4,150persons
(1999City projections)with severeandchronicmentaldisabilities.

• Accordingto theFresnoCountyMentalHealthDepartmentapproximately2% of
thetotalpopulation experiencessomedegreeofmentaldisability.

• The 1995GeneralPlanHousingElementreportedthat20,562personsor almost
9.5%ofthetotal populationbetweenages16 and64 areclassifiedasdisabled. The
1970, 1980 and1990 U.S.Censusesreportedthatbetween9.4%and10%ofthe
populationbetweenages16 and64 havesometypeof disability.

• Between1970 and1990,thenumberof low-incomehouseholdsheadedby aperson
with disabilitiesincreasedto approximately5.5%ofall householdsor 7,100.

• Accordingto theCentersfor DiseaseControl (CDC) andtheFresnoCounty
CommunityHealthServicesAgency(1999),thenumberofpersonsdiagnosedwith
HIV in FresnoCountyis between1,700 and2,300. Accordingto theCentral
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Valley AIDS Team,thenumberofpersonsdiagnosedwith AIDS in FresnoCounty
from February1983to September1999is 1,187.

• TheCDC estimatesthat50%ofthoseinfectedwith H1V will developAIDS in 10
years.

• TheapproximateethnicmakeupofH1V/AIDS personsis 50%White, 28%
Hispanic,20%AfricanAmerican,1% Asian,and1%NativeAmerican.

• TheNationalCommissionon AIDS hasreportedthatone-thirdto one-halfof all
peoplewith AIDS arehomelessor in imminentdangerofbecominghomeless.

• Approximately30%ofAIDS patientswerereportedto be living in expensiveacute
carefacilitiesbecausetherewerefewresidentialcareopportunities.

• At least3,200adults(1990Census)arehomeless;1,200schoolagechildrenare
homelessin theFresnoUnified SchoolDistrict areaalone(1999).

• Between1991-1996,approximately11,600migranthouseholdsin theCity and
CountyofFresnosoughttemporaryhousingduringpeakharvestseasons.Only
1,600ofthemigrantfarmworkers(principalresidenceis morethan50miles from
workandthemajority of incomeis from farm-relatedemployment)werereported
in the 1990U. S. CensusasCity residents.

• At least4,000childrenin FresnoCity andCountyfrom migrantfarm worker
householdswereenrolledin theFresnoUnified SchoolDistrict schoolsin 1996.

• In 1994, morethan38,000studentswereenrolledatCalifornia StateUniversity,
Fresno(20,000),FresnoPacificCollegeandFresnoCity College. The lattertwo
collegesaremainly commuterschools.

C. IncomeandEmploymentStatistics.

Incomeis thesinglelargestfactorto beconsideredin obtainingahomeloan,or obtaining
safe,decent,andfair housing. Any discussionrelatingto low-incomelevelsis subjectto a
variety of interpretationsdependinguponthedefinitionused. For thepurposesofthis
Plan,thefollowing areutilized:

• PovertyLevel. Povertylevel incomesarecomputedon anationalbasisasapartof
theU.S.Census.An indexofpovertyhasbeendevelopedwhichconsidersfactors
suchasfamily size,numberof children,farm/non-farmresidencesandincome.
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Thedefinition assumesthatahouseholdwith fourpersonsis classifiedaspoverty
level if its total incomeamountsto lessthanapproximatelythreetimesthecostof
aneconomicfoodplanasdeterminedby theU.S.Departmentof Agriculture.
Approximately20,383households,or 12%ofall householdsin theCity’s
metropolitanarea,wereclassifiedat or belowthepovertylevel in 1990.

• Extremely Low-Income Household. A householdwith an annual incomeof30%
or lessoftheMFI. In Fresno,thistranslatesto anannualhouseholdincomeof
$11,160or lessin 1998for ahouseholdoffourpersons.MedianFamily Income
(MFI) is adjustedannuallybasedon householdsize.

• Very Low- or Low-IncomeHousehold.A household(with fourpersons)with an
annualincomethat is equalto orgreaterthan31%oftheMFI but doesnotexceed
50%ofMFI. In Fresno,this translatesto annualincomesbetween$11,161and
$18,600in 1998.

• Moderate-IncomeHousehold.A household(with four persons)with anannual
incomethat is equalto or greaterthan51%oftheMFI but doesnot exceed80%of

• MFI. In Fresno,thistranslatesto annualincomesbetween$18,601and$29,760in
1998.

• MedianFamilyIncome(MFI). The incomelevel thathasanequalnumberof
householdincomesaboveit andbelowit. PertheFebruary1999IncomeLimits
publishedby FJTJD,thetvIFI for afamily offour in theCity is $37,200.

Table3 identifiesthenumberandpercentageoflower-incomehouseholds(below80%of
theMFI) in theCity in 1990andindicateslower-incomehouseholdsneedinghousing
assistance.Thenumberofhouseholdsneedinghousingassistanceincludeslower-income
homeownersliving in substandardhousingandlower-incomerenterspayingmorethan
30%oftheirincomefor rent.

Table3- LowerIncomeHouseholds- April 1, 1990

. City %

Total Households 121,747 100
Lower IncomeHouseholds 49,917 41

HouseholdsNeedingHousingAssistance 37,742 31

Source: Applied Percentagesfrom City CDBGApplicationtototalhouseholdsfrom the 1990U.S.Census
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Low-incomes,particularlyamongimmigrantsandminorities,arepreventingmany
families from obtainingadequatehousing. A recentstudywithin theCity indicatedthat
thetypical andlegal reasonfor refusingto rentto aprospectivetenantis economic.In
regardsto homeownership,thesaleof homesis directlytiedto theincomelevel ofthe
potentialbuyeranddeterminestheability ofthebuyerto securemortgagefmancing.

Thereisaneedto increasethepersonalincomeandfinancialmanagementresourcesof
low-incomeresidentssothatmorehouseholdscanqualify for mortgagefinancing,manage
adjustablemortgageincreases,payareasonablerentandmanagerent increases.During
consultations,organizationsandindividualsexpressedtheneedto addressthenumberof
foreclosuresandevictionsresultingfrom lackof educationorthelow standardsin HUD’s
underwritingcriteria.Thecombinationoftheseproblemsis causinghouseholdsto assume
financial andmaintenanceburdensfor whichthey arenot prepared.Similarly, households
arebeingassistedwith rent,yetarenotpreparedto assumelong termrentandother
responsibilities.

Perhapsthegreatestobstaclesto homeownershipandotheropportunitiesfor newAsian
Americansstemfrom culturalandlinguistic differenceswhichtendto isolatethemfrom
themainstreamAmericanculture. Many ofthesenewimmigrantsdo not speakEnglish,
or do not speakit well. Many areilliterate in theirnativetongues.Lackoflanguageskills
is abarriertojob trainingandplacementandis amajorcausefor high unemployment
ratesandlow incomelevelswithin thisgroup.

In January2000, theCity’s unemploymentratewas 13.6%,morethantwice thestatewide
averageof 5.3%,andalmostthreetimesthenationalaverageof4.5%. This conditionis
adverselyaffectingall sectorsofthecommunity. It is oneofthemostimportantobstacles
thatthe City mustovercomein implementingasuccessfulhousingstrategy. In additionto
thosewho cannotfind employment,manymoreresidentsareemployedin low wage,
temporaryorpart timejobswith no insurancebenefits. Thereis aneedto createmore
permanentjobswith higherwagesandbenefits.

Existingnon-agriculturalemploymentopportunitiesareconcentratedin well definedareas
ofthecommunity. Major industrialareasarelocatedgenerallysouthofthedowntown
alongHighway99, in theunincorporatedCalwaarea,in Pinedale,southoftheairport,and
in smallerindustrialclustersnearMcKinleyfBlackstoneandOlive/Maple.

Major office/professionalareasarelocatedalongtheShawAvenuecorridor, in the
downtown,neartheairport,andin theHerndon/FresnoStreetcorridor. Commercialareas
includeregionalshoppingcenters,strip commercialusesalongmajorarterialstreets,and
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neighborhoodandconveniencecenterslocatedin residentialareas.Major governmental
andeducationalemploymentcentersarelocatedin thedowntownareaandat FresnoCity
CollegeandCaliforniaStateUniversity, Fresno.Employmentcentersarenot located,for
themostpart,in areaswhereunemploymentis thehighest.This circumstancemakesit
moredifficult for unskilledworkersto fmd andkeepjobs.

Population,incomeandemploymentdataaresummarizedasfollows.

• TheCity has415,381residents(1999)and148,159households.Of 121,747
householdsin 1994,49,917,or41%, areconsideredlow- andvery low-income,and
37,742needhousingassistance.

• Sixty-onepercentofall householdsareCaucasianand34%ofthosehouseholdsare
low- orvery low-income. Eight percentareAfricanAmericanhouseholdsand63%
ofthosehouseholdsarelow- or very low-income. Twenty-threepercentofall
householdsareHispanicand56%ofthosehouseholdsarelow- orvery low-
income. Onepercentofall householdsareNativeAmericanand54%of those
householdsarelow- or very low-income. Eightpercentofall householdsareAsian
AmericanorPacificIslanderand67%of thosehouseholdsarelow- or very low-
income.(1990)

• Twenty-sevenpercentofall homeownershaveacostburdenexceeding30%of
their incomeand11.1%faceacostburdenexceeding50%oftheir income. Low-
incomehouseholds,51% to 80%of MFI, representatotal of20,089households.A
total of61% ofthesehouseholdsis reportedasexperiencingahousingcostburden.
Thepercentageofhouseholdspayingmorethan30%of incomefor housingis 48%
andthepercentagepayingmorethan50%ofincomeis9%. Homepurchase
opportunities,rentalassistance,rehabilitationandpreservationofexisting
affordablestock,andnewdevelopmentofaffordablehousingis neededfor these
households.

• Totalwageandsalaryemploymentin FresnoCountygrewfrom 122,000to
277,600workersbetween1960and1991, anaverageannualgainof 5,000jobs.
Thenon-agriculturalwageandsalarycategoryadded143,900employeesduring
thisperiodcomparedto 11,700agriculturaljobs.

• In January2000,theStateDepartmentofFinanceprojectedthat320,100of
377,300personsin thelaborforcewereemployedin FresnoCounty. Ofthose,
191,780wereCity residents.

• Of thoseseekingwork, 26,170,or 13.6%wereunemployed.
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• Theservicescategorywasthefastestgrowingnon-agriculturalsectorin the 1960-
1991period,adding42,200jobs. Othersectorsthathavegrown includetrade
(31,800jobs);government(35,400jobs); fmanceI insurance/ realestate(9,700
jobs);construction(8,400jobs);manufacturing(12,000jobs);and
transportation/publicutilities (4,500jobs).

• Between1960and 1995,FresnoCountyhasrankedfirst in theUnitedStatesin the
grossvalueofagriculturalcropsproducedannually. Since 1988,theCountyhas
experiencedadeclinein agriculturalemploymentlosing 13%ofthis work force
duringtheperiod 1989-1991.

D. CostBurdenfor RentersandOwners.

Thecostofhousing,asapercentageoftotal income,determineswhetherthehouseholdis
overburdenedwith housingcosts. Householdspayingmorethan30%ofincomefor
housingareconsideredto haveahousingcostburdenandthosepayingmorethan50%of
incomeareconsideredto haveanextremehousingcost burden. Table4 showsthecost
burdenfor housingby incomegroupasofJune1993.
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Table 4- Cost Burden for Renters and Owners

Households- Type,
Income, Rental Households Owner Households

HousingProblem

(0.50% 4,444 9,791 6,216 4,895 25.346 4,497 3,524 6,021 33,367

1,351 5,139 2,831 2,371 11,692 1,472 1,744 3,216 14,908

Problems 81% 89% 99% 80% 89% 70% 75% 73% 85%

>30% 81% 87% 90% 78% • 85% 70% 71% 71% 82%

>50% 62% 74% 75% 74% 73% 51% 58% 55% 69%

3,093 4,652 3,385 2,524 13,654 3,025 1,780 4,805 18,459

Problems 70% 90% 97% 90% 87% 43% 73% 54% 79%

>30% 68% 84% 71% 88% 78% 43% 68% 52% 71%

>50% 27% 36% 20% 51% 32% 19% 40% 26% 31%

(51-80% 1,451 4,976 2,848 3,579 12,854 3,244 3,991 7,235 20,089

61% 62% 89% 72% 71% 22% - 62% 44% 61%

>30% 61% 52% 27% 69% 52% 22% 54% 40% 48%

>50% 22% 6% 3% 5% 7% 5% 18% 12% 9%

Income(81-95% 523 2,241 786 1,846 5,396 1,456 2,731 4,187 9,583

Problems 46% 27% 83% 28% 37% 16% 55% 41% 39%

>30% 46% 15% 5% 27% 21% 16% 45% 35% 27%

5% 0% 0% 1% 1% 4 7% 6% 3%

7,949 25,275 11,463 16,699 61,386 16,486 44,243 60,727 122,113

58% 53% 88% 46% 58% 23% 28% 27% 43%

FormHUD-40090-A(1/93) Source: City of Fresno1994CHAS Table IC
*or baseduponHUD adjustedincomelimits, if applicable.
**includes all incomegroupsincludingthoseabove95%ofMFI
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The informationin Table4 is summarizedasfollows:

• Thegreatestcostburdenis for thosehouseholdsin the0-30%ofMFI where85%
of rentersand82%ofownerspaymorethan30%oftheir incomefor housing.
More than73%ofrentersand69%ofownersin this incomecategorypaymore
than50%oftheir incomefor housing.

• Forthosehouseholdsin the31-50%ofMFI category,78%ofrentersand71%of
ownerspaymorethan30%oftheir incomeon housing.

• The greatestcostburdenis borneby largerelatedhouseholdsin the0-30%ofMFI
category,where88%ofall householdspaymorethan30%ofincomefor housing
and75%ofhouseholdspay morethan50%.

• Fifty-eight (58)%of all renters(52,500households)paymorethan30%oftheir
incomefor housing,and38.8%ofrentalhouseholdshaveacostburdenexceeding
50% oftheirincome.

• Thecostburdenratiosfor homeownersaresubstantiallybetterthanfor renterswith
27%of all homeownersfacingacostburdenexceeding30% oftheir incomeand
11.1%facingacostburdenexceeding50%oftheir income.

• Thirty-four percentofthe24,400elderly householdshaveahousingcostburdenof
30%ormore.

• Large familieshaveasignificantly largercostburdenthansmallerfamilies. (1990
Census)

E. HousingSupplyandMarketConditions.

In ChapterVI oftheHousingElement,theCity adoptedthestatewidehousinggoalas
follows: “To assureto all Californianstheopportunityto obtainsafe,adequatehousingin
asuitableliving environment.” In addition,theCity adoptedhousingpoliciesand
programsthatareconsistentwith the following fourhousinggoalsestablishedby the
State:(a)theprovisionofnewhousing;(b) thepreservationof existinghousingand
neighborhoods;(c) thereductionofhousingcosts;and(d) theimprovementofhousing
conditionsfor specialneedsgroups.

The City is aggressivelypursuingtheadoptionandimplementationofplansandprograms
designedto provideaffordablehousingstockover theshortandlongterms.TheCity’s
GeneralPlanupdateprocesshasincludedtheprojectionofhousingandlanduseneeds
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duringthenexttwentyyears. Inherentto theupdateis theneedto ensurethatanadequate
supplyof landplannedandzonedfor singleandmultiple family housingis available. As
partoftheGeneralPlanupdateprocess,City DevelopmentDepartmentstaff reviewed
landsupplynumbersandlocationsandhasrecommendedanamplesupplyofresidential
designatedlandthroughouttheCity.

TheCity haszonedasignificantamountofvacantlandfor mediumdensityresidential
landusesrangingfrom five (5) to ten(10) unitsperacreandmedium-highdensityland
usesrangingfrom ten(10) to eighteen(18) unitsperacre. However,thequantityofland
designatedandzonedfor higherdensitylandusesrangingfrom nineteen(19)to forty (40)
unitsperacre,is limited.

Thereis aneedto continueto facilitatedevelopmentof affordablehousingdevelopment
by encouraginginfill developmentin areaswhichalreadyhaveinfrastructureandaccessto
public transit,andsupportingdensitybonusprogramsdesignedto rewardpropertyowners
for providingaffordablehousingfor seniors,personswith disabilitiesandotherlow-
incomegroups.

Table5 provides1996estimatesfromtheCity HousingElementoftheGeneralPlan
whichindicatethenumberofnewhousingunits neededwithin theCity.

Table S - New Construction Needs

INCOME CATEGORY HOUSINGUNITS NEEDED

VeryLow (0-50%ofMFI) 2,655(24.0%)

OtherLow (51-80%of MFI) 1,810(16.3%)

Moderate(80-120%ofMFI) 2,340(21.1%)

AboveModerate(Above120%ofMFI) 4,286( 38.6%)

Total Units 11,100(100.0%)

Table6providesa summaryofa1994inventoryofexistinghousingstock.Units are
categorizedby thenumberofbedrooms.Thebreakdownbetweenownersandrentersis
providedaswell as1994vacancyrates.
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Table 6- Market and Inventory Conditions

HousingStock
Inventory

Total Vacancy
Rate

0-1 bedroom 2 bedrooms 3+ bedrooms

1. TotalYear-round 129,404 --- 26,079 46,309 57,016

2. TotalOccupied 121,807 24,343 42,738 54,726

3. Renter 63,067 21,369 29,575 12,123

4. Owner 58,740 2,974 13,163 42,603

5. Total Vacant 7,597 1,736 3,571 2,290

6. ForRent 4,452 6.59% 1,408 2,425 619

7. ForSale 1,191 1.99% 54 362 775

8. Other 1,954 274 784 896

Source: City ofFresno1994CHASTable1 B

City vacancyratesrosesubstantiallybetween1990and1994buthavebegunto decline
possiblydueto an improvedeconomy.TheCSUF1999HousingReportindicatesthatthe
averagevacancyrate isnow 5.8% oftheunitssurveyed.Forapartmentunitssouthof
ShawAvenue,thevacancyratehadbeennearly15%. Exceptfor aportionofsoutheast
Fresno,whereratesarestill above12%,vacancieshavedroppedby 50%andarenow
between3-6% in mostareassouthof Shaw. In theshort-term,highervacancyrates
increasehousingopportunityanddecreasethepotentialfor discriminationin housing.
Discountsandincentivesarebeingoffered,choicein locationincreased,andsubtleforms
ofdiscriminationreducedaspropertyownersworkto reducehigh vacancyrates.

Inputreceivedfrom rentalassociationsduringPlanoutreachsessionsindicatethat
vacanciesarecontinuingto decline,andarelow enoughin all but thesoutheastareasof
theCity, to suggestthattheconstructionofmorerentalhousingmaybeneededin themid
2000s.Participantsin consultationsindicatedaneedfor moreaffordablehousing,
transitionalandsupportivehousing,accessiblehousing,andindependentliving
arrangements.Personsservingspecialneedsgroupsorwith specialneedsstatedthatit is
very difficult to locatesuitablehousingevenwhenit is available.

A substantialnumberofhousingunits in theCity aresubstandardthusdecreasingthe
supplyofsafe,decentandaffordablehousing. In May of 1991, City Development
Departmentstaffcompletedacomprehensivehousingquality surveyfor eachCommunity
Planarea.Thesurveyclassifiedhousingunits into fourquality categories:standard,minor
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rehabilitation,majorrehabilitation,anddemolition.Thestandardclassincludedunits that
hadno majorstructuraldeficiency,but whichmayrequireminorrepairscostinglessthan
5% ofreplacementcost.Theminor rehabilitationcategorycontainednotmorethanone
majordeficiencyandneededotherminor repairsat a total repaircostrangingfrom 5-25%
ofreplacementcost.A housingunit classifiedasneedingmajor rehabilitationcontained
twoormoremajordeficienciesin additionto needingminorrepairsat atotal repaircost
rangingfrom 25-50%ofreplacementcost.A housingunit requiringdemolitionwould
requirerehabilitationcostingmorethan50%ofreplacementcostandsubsequentlywould
notbeeconomicallypracticalto repair. The datafrom thatreportindicatesthatof
148,162housingunits, 10,863unitsweresubstandard.Almost21.3%werelocatedin the
Rooseveltand21%in theFresnoHigh CommunityPlanareas,indicatingamajorneedfor
rehabilitationin thosepartsoftheCity.

The following informationhasbeentakenfrom theU.S. Census,theprevious
ConsolidatedPlan, theCity HousingElement,theDecember1999Al andvarious
documentsprovidedby serviceproviders.NeedsexpressedduringConsolidatedPlan
consultations,workingsessionsandcitizenparticipationactivitiesarealsoincluded.It is
importantto notethatmanyoftheneedsexpressedin this documentwereidentifiedin
previousConsolidatedPlan. TheCity hasmadeprogressin addressingmanyneeds.
Thereismuchmoreto bedone. Someofthelatterhousingsupplyandmarketconditions
havebeenfactoredinto Plananalysis:

• Thereis aninadequatesupplyof safe,decentandaffordablehousingincluding
housingthat is fully accessibleto theelderly andpersonswith disabilities(1999).

• Between1980and1990, theCity added40,655units,or45.8%of its totalhousing
stock. As ofApril 1, 1990,theCity contained129,404housingunits.

• Thepercentageofsingle-familyhousingunitsdeclinedbetween1980and1990
from 67.3%to 62.9%,while thepercentageofmultiple family housingunits
increasedfrom 29.4%to 32.8%. Multiple family housingunits represented32.8%
ofthehousingstockandmorethan44%ofthehousingstockwasrenter-occupied.

• Between1980and1990,theCity nearlydoubledtheexistinghousingstockwith
theadditionof40,655housingunitsor 45.8%ofthetotalhousingstock.

• In January1997,theCity DevelopmentDepartmentestimatedthattherewere
91,968(63%of all units)singlefamily units,includingmobile homes,and53,728
(37%)multiple family units in theCity. This is an increaseof2% in theratioof
singlefamily to multiple family unitssince1994. In January1999,the State
DepartmentofFinanceprojectedthatthenumberofsinglefamily unitshad
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increasedto 94,340(63%); andmultiple family to 55,819(37%).

• Based on ratios from the 1990 U.S. census, it is assumed that 45.4% of the housing
units areowneroccupied,48.7%arerenteroccupied,and5.9%are vacant. Of the
approximate66,520renter-occupiedunits, 15,166(22.8%)aresinglefamily homes.

• Eleventhousandninety-one(11,091)newdwellingunitsneedto beconstructed.
Of thoseunits,4,470(40.3%)areneededfor low- (16.3)andvery low- (24) income
families. (1990Census)All unitsneedto bevisitable(possessfeaturesthatenable
persons with disabilities to visit).

• Houses in the $85,000 range areavailablein all communityplanareas.

• Sometargetareas,suchastheRooseveltCommunity,havesignificantamountsof
vacantlandavailablefor singleandmultiple family housing.

• In 1990,themedianhousingvaluewas$86,400,or 3.3 timestheMFI. [The
February1999HIJD IncomeLimits reportindicatesthattheincomefor afamily of
four living in theCity is $37,200;theMarch2000estimateis $37,600.]In counting
all households,48%weredeterminedto haveannualincomesabove95%ofthe
MFI. Noneoftheethnicminoritiesexceededthe48%averagefor theCity.

• In 1980,theratiowas4.5, indicatingthatthemedianvaluehousewasmore
affordablein 1990thanin 1980. In 2000,ConsumerCreditCounselingServiceof
CentralValley, Inc. (CCS)calculatedthatafamily offourwith an incomeof 60%
ofMFI ($22,560)maybeableto affordamonthlymortgagepaymentof $477-S14
whichequatesto anaffordablemortgageof$65-$70,000(30-year,8% interest
rate). In termsofratio, thesmallertheMFI in comparisonto thecostofhousing,
thelessaffordablehousingis. As examples:If ahousecost$90,000andtheMFI
was $20,000,theratio is 4.5 (1980). If ahousecost$90,000andtheMFI was
$27,272,theratio is 3.3 (1990). Therefore,morepeoplecanaffordahousein
1990. Thismeansthatbetween1980and1990, incomerosefasterthanhousing
costs,apositivetrend.

• In 1994,themediangrossrent,within theCity, was$436. The 1999CSUF
HousingStudyreportedthefollowing meanrents: Studio- $330; lbd/lba - $406;
2bdllba - $450; 2bd/1.Sba- $490;2bd/2ba- $557; 3bd/lba- $536;3bd/1.Sba-
$497; 3bdl2ba - $619;over3bd - $700; and Loft - $385.

• HEJDhasset fair market monthly rents (usedto determineeligibility for federal
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• funding)for Fresnoat: Studio- $374permonth; lbd - $419;2bd- $500;3bd -

$695;4bd- $802; Sbd - $922;and6bd- $1,042.

• Of 148,162 existing housing units, 6%require minor rehabilitation; 0.6% require
major rehabilitation; and0.5% needto be demolished.

• Of the substandardhousing units, 21.3% are located in theRooseveltCommunity
Plan area and 21% in theFresnoHigh CommunityPlanarea. TheCentral
Community Plan area contains 16%of all substandard units; the Edison
Community Plan area,15.9%;the West Community Plan area, 8.2%; the Hoover
Community Plan area, 5.2%;theMcLaneCommunityPlanarea,4.6%;theBullard
Community Plan area, 2.6%; and the Woodward Park Community Plan area, 0.1%.
(1994 Comprehensive Housing Affordability Strategy)

• Housing vacanciesin 1990 represented a total of 7,597housingunits. Seventy-
eightpercentoftheunits wererentals;22%werefor sale. Apartmentvacancies
currentlyaverage5.8%. In some areas, vacancy rates exceed 12%. However, the
general trend is toward lower vacancy rates and a related increase in demand for
rentalunits. This trendcouldleadto increasesin theaveragerentpaid.

• There is insufficient production of affordable units and rehabilitation of existing
unitsby nonprofit organizations and private sector developers.

• Thecostofconstructinganewunit of affordablehousing,in targeted
neighborhoods,oftenexceedstheresalevalue. This circumstancedetersprivate
sector investments in affordable housing projects without subsidies from the public
sector. There is a need to fill the gap.

• Thereis asubstantialneedto providelargeunit housing(threeormorebedrooms)
for low income families especially Hispanic and AsianAmericanhouseholds.
(1990 Census).

• The 1993ComprehensiveHousingAffordability Strategy(CF[AS) showsthatthere
were an estimated 11,463 large households who wererenterswithin Fresno.Of that
number, 88%(approximately 10,100 households) had a housing costburdenof
30%or more.

• Lack of sufficient multiple family rentalhousingfor largefamilieswasreportedin
the CSUF1999 HousingStudy. Ofthemorethan22,000multiple family units
surveyed, only 1,397(6.3%) had three or more bedrooms. The group needing three
or more bedrooms is estimated to make up 18.6% of the rental population.
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• Accordingto the 1990Census,morethan13%ofall units in theCity are
overcrowded(unitsthatcontainmorethan1.01 personsperroom). Large
householdsalsohavesignificantcostburdensin thatrentsandothercostsare
generallyhigherfor largehouseholdsthanfor smallerunits.

• Accordingto theFresno-MaderaAgencyonAging, therearein excessof 1,000
unitsofsubsidizedhousingwithin Fresnothatprovideservicesfor theambulatory
elderly. In addition,thereareanumberof transitionalliving facilitiesdesignedto
providehousing,congregatemeals,recreationalfacilities andtransportationto the
ambulatoryelderly. More affordableunitsandservicesthatsupportindependent
living are needed.

• Mostseniorhousingis in thevery low orveryhighpriceranges. In additionto a
substantialneedfor low incomehousing,thereis aneedfor moreseniorhousingin
mid-priceranges.

• Thereisasubstantialneedfor transitionalgrouphousingfor personswith chronic
substanceabusedependencies,a largenumberofwhomarehomeless,orjust
gettingoutofjail.

Page67



City ofFresno
2001-2004ConsolidatedPlan May 16, 2000

Page68


